In recent architectural and environmental research, principles of sustainability and affordability with respect to economic, environmental and social policies have been widely discussed on a worldwide scale. Urban housing planning can play a very important role in achieving sustainable growth and development by integrating 'sustainable development principles' into urban planning strategies, policies, programs and projects. In addition, affordability is at the heart of households' efforts to improve their housing situation. It has been widely recognized that employment, income generation and access to housing are highly interrelated internationally. Housing affordability has become one of the dominant research topics in recent years. However, few studies have been undertaken to test the compatibility between affordable housing and sustainable housing. Sustainable and affordable development of housing, a basic unit of human settlement, is also a crucial component of social development in one community. It plays an important role in achieving sustainable development. The concept of shelter differs from individual to individual depending on culture, tradition, profession and way of living. Besides being a basic necessity, it is also a source of identity that has a significant effect on the overall psychological well being of the inhabitants. Sustainable-affordable habitat can be described as a way of developing and maintaining a living environment supporting human health (both physical and psychological), satisfying shelter needs, and protecting and preserving nature for future generations. This paper introduces a conceptual framework for defining housing problems from the perspective of the support of beneficiaries, and it seeks to analyze the effectiveness of Afghan national development policies in facilitating sustainable-affordable habitat across the country. The framework shows the interdependency of different aspects of sustainability in the process of housing development. It also sets out strategies and identifies policy initiatives required to realize the goal of sustainable-affordable habitat in Kabul. The principles developed in this paper can be generally applied and adopted in Afghanistan, a country that is less developed economically.
Introduction
Sustainable and affordable housing have long been important planning and design concerns in large urban areas and around the peripheries of major cities where population growth has led to an increasing demand for decent housing environments. Housing embodies many concepts. such as comfort, safety and identity. Above all, housing has central importance to everyone's quality of life and health with considerable economic, social, cultural and personal significance. It is also a critical component in the social and economic fabric of all nations. No country is yet satisfied that adequate housing has been delivered to the various economic groups that make up its populace.
It is estimated that there are more than 100 million homeless and about one billion people inadequately housed throughout the world (UNCHS 1996) . Although they constitute one quarter of all humanity, only a small fraction lives in the industrialized countries. Developing countries such as Afghanistan suffer the most acute housing problems. About one third or more of their total population is homeless [15] , [18] . The reasons for and nature of these problems differ from country to country depending on local social, economic and political contexts. The housing problems of low-income countries differ greatly from those experienced in developed economies; rural and urban housing also exhibit their own peculiar differences.
This paper attempts to develop a conceptual framework for sustainable-affordable housing for urban areas in Afghanistan. Kabul is a city with a long history. After becoming the capital of Afghanistan in 1775, the population and territory of the city expanded steadily. The city was beautifully shaped with plenty of trees. Since the beginning of the 20th century, the city has experienced rapid growth. From the 1970s to the end of the century, development of the city has been sluggish due to various political conflicts. The existing infrastructure was also severely damaged during this period. Since 2001, the government and people of Afghanistan have been making efforts for the reconstruction of Kabul. International donors are also working for rehabilitation and reconstruction of the capital city of Afghanistan. However, there is no common vision and/or direction of the reconstruction and future development of Kabul City, as the city has no working master plan. The absence of a city master plan is affecting the lives of citizens and economic activities of enterprises, because of the unpredictable status of their lands and properties for living and business operation. [5] , [6] In recent years, more than three million refugees returned to the country, with the majority settling in the country's urban centers, primarily in the capital city of Kabul. Kabul is a powerful magnet for Afghans looking for security and a better life after decades of civil war, particularly for refugees returning from abroad. Today, the city has a population of more than 4 million, with impoverished residents filling war-devastated sections of the city and constructing new dwellings higher and higher on the surrounding hillsides. It appears that the growth of Kabul will continue unabated in the next 10-15 years. Rapid urbanization is also resulting in dangerous pressures on antiquated infrastructure that cannot meet the water, electricity and other requirements of large portions of the population, while problems of health and hygiene associated with high-density settlements are common. However, the $8 million aid project is not connected to a water supply and there are concerns it is too far from Kabul for residents to find work. In order to overcome problems like these, creation of a sustainable and affordable national housing policy seems to be one of the clear necessities. This research tries to provide a new gate towards creation of such a policy, while future research will try to create a skeleton for the policy, in the hope that finally Afghans will have their own sustainable and affordable national housing policy. [5] , [6] This study starts with an overview of sustainable and affordable housing policy in Afghanistan at the national level, which is intended to sketch out some of the issues that may influence action at the lower levels.
Most teachers and government employees in Kabul could not find shelter through the construction of shelter made of permanent materials. The population living in tents is estimated at 10,000 people, or about 4,000 households. An additional 5,000 people are thought to be living in the ruins of destroyed buildings. Given the extraordinary number of people who have been migrating to Kabul over the years, and taking into account the past political instability of the country, it is remarkable that only about 0.5% of the population is currently living in temporary shelter. While the informal land development process has often been messy, the overall outcome is certainly positive if one considers that the only possible alternative to informal land development would have been for migrants to live in temporary shelters in refugee camps waiting for the government's orderly resettlement plans to materialize. [5] There was a harmony between people's needs and the physical characteristics of the house. In urban houses this was mostly the same, but a new residential type appeared, in which living spaces were categorized according to their general functions. Spatial arrangement, together with plan layout and proportions, facilitated the limited potential for varied lifestyles. In the contemporary period, apartment buildings (most of which were made by the Russian system name of Makroryan) became prevalent. In this new type of residence, the physical characteristics of the house have changed considerably, while living habits and lifestyles have not changed at the same pace, thus the habitats should be physically harmonious with traditions and lifestyles with privacy, and available at moderate cost; otherwise, residents would react and try to change the environment according to their wishes.
As a consequence of three decades of war and conflict, more than half of urban houses have been destroyed and the same proportion of rural houses has also been devastated. According to this estimate, about one million houses were destroyed either by direct impact of war or by erosion all over the country. Moreover, during the last twenty years, some 10,000 new housing requests have been exceeded annually; with 5% population growth rate this amounts already to 200,000 new houses.
[1] - [5] Substantially, provision of 1,200,000 new houses, primarily in Kabul, is a great social problem and a heavy burden upon the national economy. Furthermore the informal settlements developed without planning and with the bare minimum of infrastructure and facilities, constitute a great impediment towards developing housing.
According to the recent, thirty-year Master Plan of Kabul city (1971 Kabul city ( -1975 , 80% of the existing housing of the city had to be destroyed in order to build apartment blocks of 4-12 stories instead. Building of high-rise, monotonous apartment dwellings has not only been a substitute for the native, traditional and Islamic architectural style, but significant land topography has also been ignored. The Master Plan has been deemed impractical, because it could not draw the attention of the people, and it was beyond the scope of either the public or private sectors. Moreover applying industrial materials and construction and relying mostly on imported building materials -i.e., cement and steel -unsuited to the domestic climate were among the considerations of the Master Plan.
[5] The housing sector, unlike the past in which a few projects sufficed, has to hold an appropriate position in the micro-developing plan of the country. The contribution of the housing sector has to be more than the 5% of the past. Besides, establishing a bank for housing development will create the opportunity to order the investment market and direct random and underutilized investment toward the housing sector, with the possibility of joining the investor, bank and consumer together. This step can thus also be conceptualized as a combination of these four significant aspects. (Figure 1) Moreover, it supplies aspects of policy-making and sanction for many executive programs such as land provision, offering infrastructure, granting loans and subsidies for building housing and for tenement housing to be gradually owed and delivered to qualified and vulnerable social groups, including low-and middle-income groups, the handicapped, and non-caretaker families. Besides, the authorities would be able to control and assemble the market for building materials as well. The basic model for sustainable-affordable housing proposed in this research also adopts this principle-based approach based on our definition of sustainable-affordable housing for poor and low-income citizens. Sustainable-affordable housing development has four major factors, as we will discuss later, namely, socio-cultural, economic, technological and environmental sustainability. Urbanization and sustainable and affordable housing policy is taking place in Afghanistan at a fast pace, but little information is available on the subject. This to some extent has been due to the fact that urbanization has been a rather new phenomenon in the country, and has thus received low priority in the governmental hierarchy of development programs. Furthermore the absence of reliable statistics has limited any systematic study of the subject. There are only a small number of scattered documents and papers about the subject, because urbanization and technological change have been rather new processes in Afghanistan. Recent forces of modernization, mainly during the past three and a half decades, may have brought new opportunities in major cities, but at the same time they have created new imbalances.
One main issue for the housing sector, the lack of institutional finance, remains a major constraint to the development of a housing market in Afghanistan. The government-owned housing finance bank was closed in mid-2003 because of poor performance. The sixteen commercial banks operating in the country today, while perceiving the housing finance market in the main cities as potentially lucrative, have extended little financing to the housing sector.
While the availability of long-term funding remains a challenge, the problem is largely not a financing issue: the banks have excess liquidity. The problem is instead an inefficient financial intermediary function for generating long-term funds, and the lack of a legal regime that supports long-term loans, such as those for housing. The consequence is that houses are purchased on a cash basis, precluding all but the wealthy from participating in the market. A housing finance system could provide benefits to the economy beyond development of a housing market. For example, instituting a sound property registration system would enable entrepreneurs to use their property as collateral for business loans. In addition, housing finance would help develop a long-term finance market for other industries, including infrastructure development. In addition, private sector lending for housing would free scarce government resources for other social and economic needs. [66] The main factor behind the growing housing crisis in Afghanistan, especially in the capital city of Kabul, is the lack of regulations, Design and national housing policy from the government sector concerns the application of sustainable methods. The lack of regulations is evident in the fact that there are no enforceable building codes, nor is there any regulations to follow that integrate the principles of sustainable architecture in the country. Several researchers have argued that one of the most significant and cost-effective ways to foster the prevalent use of sustainable practices is setting a comprehensible set of codes, standards and policy, specifically with regard to diminishing household energy and water consumption. These regulations will need to follow the laws of Islam and incorporate the conservative Islamic culture and Afghan culture (Afghan walai) of Afghan residents. Afghanistan is a conservative Muslim country where the jurisdictional base of any act should be based on what is transcribed in the Holy Quran and the Sunnah (the sayings and deeds of the prophet Mohammed). In addition, to understand the economic system of Afghanistan, one must comprehend that the economic system is based on the Quran and Sunnah, the accumulated knowledge of Islamic jurisprudence generated by consensus (Ijma), analogy (Qiyas) and independent interpretation (Ijtihad). Understanding the Islamic Economy principles is crucial for creating an Islam-based housing finance, which is the case in Afghanistan.
Literature Review and Conceptual Framework
Sustainable affordable Housing: The housing must be market-competitive quality that can blend into its neighborhood. Thus we are explicitly excluding substandard locations, configurations, constructions, and maintenance. Such 'structures,' to use the Kenyan euphemism, may be 'shelter' but are not housing.
Affordable: The housing must be affordable for its target market; this means what the householder pays. Affordability must also continue throughout the expected life of the tenancy.
Housing quality and housing affordability must continue over the housing's expected useful life (typically 30-50+ years). This implies that the housing must take in enough cash flow to cover its expenditures, including capital expenditures [16] , [20] , [26] . Affordable housing is provided at below market prices, for people with a local connection to Kabul, and for people who are unable to afford to purchase or rent houses generally available on the open market without financial assistance, as their only home.
Housing Policy
House building, forming the basic unit of human settlement in the built environment, is also a crucial component of social development. It plays an important role in achieving sustainable development. Social and cultural factors determine the primary requirements of housing. Financial capacity or affordability to an individual has the immediate effect of transforming this need or requirement into a sound reality. Technology acts as a catalyst to help in realizing this by providing affordable options suiting individual requirements and changing circumstances, along with accomplishing present demands. The needs and wishes of future generations should also be taken into account. The importance of sustainability of housing comes within this context. It embraces four, closely inter-dependent aspects: socio-cultural considerations, economy, technology and the environment (Figure 1) .
A housing policy provides a guide, which delimits action and sets goals but does not necessarily specify any Duruzoechi (1999) , are to obtain the optimum use of existing housing resources in other to ensure adequate housing for the people, guide the location of new housing, and be responsive to the housing needs of special people.
What is the aim of national housing policy? The purpose of a national sustainable housing strategy should be creation of an integrated policy framework to guide the country in the development of a sustainable housing sector, while also assisting with the wider ambitions for poverty reduction, socio-economic development, and dealing with climate change. The strategy needs to integrate housing programs that already exist in the country with a broader framework aimed at creating a more sustainable and affordable housing sector. The national sustainable housing strategy should: (1) set out a clear housing vision for the country over a 10-20 year timeframe and key strategic objectives; (2) be based on a sound evidence base; (3) set out policies and a detailed action plan to implement the vision and objectives, giving details such as when, how, where and by whom actions will be delivered; (4) set out the outcomes expected from the delivery of the actions and the indicators that will be used to monitor progress towards them, including quantified targets; and (5) (Jepson, 2007) . However, when it comes to practicing sustainable development, it remains largely outside the mainstream. Initially the concept of sustainable development was related to macroeconomic development and more recently it has been applied in human development, by implication housing (Choguill 2007) . In economics, the capital approach is usually used to measure the sustainability of a development. This approach considers ecological and sociological aspects along with economic aspects. Uwasu and Yabar (2010) argue that the capital approach in economics is used as a sustainability measurement. He says that "as long as we are able to maintain or increase wealth (i.e., capital stock) over time, the goods and services necessary to fulfill human needs will be secured" [46] . The concept of sustainability started from human settlement, and from there it has gone further to address issues of housing and neighborhood development. Sustainable housing means "housing which contributes to community building, to social justice and to economic viability at a local level" (Morgan and Talbot, 2001, p. 321) . Sustainability should be the main principle to design housing and one of the important dimensions of housing quality (Morgan and Talbot 2001). Development of sustainable housing refers to not only the development of buildings. but also the layout of housing areas, as housing is a verb not a noun. (Turner 1976) Quality of dwelling life is not 'therefore, simply concerned with having a roof over one's head and a sufficient amount of living space, but also with social and psychological satisfaction. Sustainable physical design can contribute to quality of life". Hasic says that the social and behavioral elements of housing design are the key to the success of the residential development. Therefore social capital (the advantages that accrue from a social network) is a key component of housing sustainability and this could be achieved by encouraging the community's joint activities and social inclusion. "Social capital is not what you know, it's who you know." This quote sums up the general understanding of social capital. The concept of urban development and social sustainability is also connected with the understanding of social equity, social inclusion and social capital (Bramely and Power 2009) . Therefore, to develop sustainable housing, housing initiatives must be socially acceptable, economically viable, environmentally friendly and technically feasible (Choguill, 1999) . In theories of sustainable development, usually these three aspects are treated as separate but interrelated entities (Giddings et al. 2002) . The theories behind sustainable development are shaped by people and organizations' different worldviews, which influence the formulation of the issues and actions proposed. Theories of sustainable development stress the need to take a "whole systems" approach that appreciates emergent properties, complexity and intersections (Giddings et al 2002, p.187) . The social capital approach could support the achievement of sustainable affordable housing because social capital could facilitate access to a range of other capitals, including economic and cultural capital, which in turn determine an individual's position within the social structure" (Bourdieu 1986 ).
Affordable Housing
What is affordable housing? Affordable housing is generally considered to be housing that meets the needs of households whose incomes are not sufficient to allow them to access appropriate housing in the market without assistance. Unfortunately, like sustainability, housing affordability is also overused and misused. Hulchanski (1995, p.1) argues that in recent years, "housing affordability" has become a commonly used term for summarizing the nature of the housing difficulty in many nations. He identifies six elements of measuring housing expenditure to an income ratio to measure housing affordability. These six elements are developed based on North American usages. The six elements are: "(1) description of household expenditures, (2) analysis of trends, (3) administration of public housing by defining eligibility criteria and subsidy levels, (4) definition of housing need for public policy purposes, (5) prediction of the ability of a household to pay the rent or the mortgage, and (6) as part of the selection criteria in the decision to rent or provide a mortgage. Each of the six uses is assessed based on the extent to which it is a valid and reliable measure of what it purports to measure." (Hulchanski, 1995, p. 1) He says the term "housing affordability" is misleading, and we should not use it because household consumption patterns and the means by which households meet their needs are very diverse. It is easy to grasp the concept of affordability intellectually, but it might be hard to pin down in practice, because of the changing circumstances of families and individuals (Paris 2007). Again, measurement of affordability varies from place to place and country to country, but the most accepted measurement of affordability is the ratio between household income and housing cost (Hulchanski, 1995) . A well-known and well-practiced measurement of affordable housing is that housing cost should be less than 30% of household income of the occupants in the bottom 40% of household incomes
The issue of housing affordability is multi-dimensional. Numerous studies have identified many factors associated with housing affordability, such as interest rates, income levels, construction cost, land supply, and housing prices. The problems are many and they are all interwoven. One of the biggest problems low-income households face today is finding affordable and appropriate housing. Many researchers have undertaken numerous studies on affordable housing across the world (Berry, 2006; Burke et al., 2007; Wendell, 2005; Yates and Gabriel, 2006; Yates et al., 2008; Yates et al., 2007; Lloyd-Sherlock, 2000; Whitehead, 2006) . These studies generally address one of the housing affordability issues, such as fiscal implications, housing finance, problems of housing affordability, which has an affordability problem, policy, planning etc. However, there is not much research on an integrated approach to address issues of housing affordability. Again there is literature on housing affordability and housing sustainability, but not an integrated approach to housing affordability and sustainability.
As mentioned, sustainable-affordable housing not only helps to create a social balance, but it is also helpful for economic development. The points below show the effects of affordable housing on economic development of communities. Affordable housing contributes to economic development through its capacities to:
• Stimulate economic growth through housing markets and homebuilding activities;
• Stabilize and reduce volatility of housing markets;
• Improve health conditions and labour productivity through better living conditions;
• Add to the growth of capital assets of the gross capital stock;
• Support regional and urban regeneration, development and growth;
• Contribute revenues to local, regional and national governments (e.g. via taxes) and individual wealth (e.g. via housing markets);
• Generate employment and income through residential and building activities and their multiplier effects in other sectors;
• Strengthen local building industry and enterprise and promote local and traditional building materials and techniques;
• Generate additional income by raising collateral for business start-ups and small firm growth, as well as through home-based enterprises and renting. (UN-Habitat, Sustainable Housing)
The next section will investigate the relationship between sustainable residential development and affordable housing.
Sustainable Development and Affordable Housing
Housing means a roof over the head, whereas sustainability and housing is more than a roof over the head [38] Affordable housing also limits the cost of housing because households should not pay more than 30% of their household income. This aligns with the aim of the capital approach, where social and ecological outcomes are trade-offs with economic thresholds. Therefore, it is a real challenge for both facilitator and provider to provide affordable housing, which is also sustainable. As we know, sustainability does not only mean economically viable, but also socially and environmentally sustainable. Therefore, there is a need to trade off between various sustainable elements to achieve sustainable housing that is affordable. Unfortunately, currently the sustainability of housing is very much related to economics, and to some extent the environment. However, to improve the quality of life, social sustainability plays a vital role.
Sustainable development is often defined as development that meets the needs of the present without compromising the ability of future generations to meet their needs (World Commission for Environment and Development, 1987:23) . 'Meeting the needs of the present' refers to the development aspects of sustainability, which includes economic, social, cultural and political issues. The second phrase of the definition 'without compromising the needs of the future' mostly refers to environmental issues (Ebsen. C and Ramboll.B, 2000) . Human settlements should be planned, developed and improved in a manner that takes full account of sustainable development principles. Sustainable-affordable habitat could be described as a way of developing and maintaining the living environment that supports human health (both physical and psychological), satisfying their shelter needs, along with protecting and preserving nature for future generations. The conceptual framework for sustainable-affordable habitat has been formulated to achieve housing development by balancing social progress, enhancing economic growth, propagating innovative technology, along with conserving and protecting the environment and natural resources for future life and development.
The following are the main contribution of planning to sustainable-affordable housing:
• Limit urban sprawl and car-dependency by ensuring appropriate levels of building density and mixed-use developments, organizing transport flows, public transport and non-motorized transportation options;
• Deliver comprehensive programs for rehabilitation and regeneration of slums and other problematic areas (e.g. derelict, former industrial) and ensure better living and environmental standards in the built environment;
• Bring together disparate residential developments of the city to ensure integrated residential patterns (e.g. re-designing and upgrading slums as the city's neighborhoods);
• Ensure social inclusion and socio-spatial integration, by preventing social segregation and mitigating social imbalances between neighborhoods;
• Transform existing low-density areas towards mixed-use development, based on a strategy of stimulating polycentricism;
• Ensure the provision of social infrastructure and amenities and accommodating the particular needs of various social groups through appropriate spatial organization, densities and design;
• Preserve and expand an integrated system of green spaces and other natural infrastructure;
• Protect cultural and architectural heritage of urban areas and integrate them into the urban tissue;
• Increase recycling infrastructure in the city, install waste-to-energy technologies; promote sustainable material cycles via design control;
• Develop integrated infrastructure for renewable sources of energy, district heating-cooling-electricity systems and waste-to-energy. (UN-Habitat, Sustainable Housing For Sustainable Cities) (Figure 2 ).
Goal for Sustainable-Affordable Housing

Socio-Cultural Sustainability
Affordable housing that is more economically sustainable also helps to create a more socially sustainable environment. For example, a family of recent immigrants into the Unites States would value a building much more if they had the power to adapt certain design aspects to fit their cultural practices. In affordable housing, this gives a sense of psychological ownership of space to people who may have never had that before. The concept of shelter differs from individual to individual depending on culture, tradition, profession and way of living. The design and materials used for the house should correspond to the user's way of living and local building traditions (Christel Ebsen and Bjarke Ramboll, 2000) . In most communities, houses are treated as part of the identity of the individuals labeling their status. People do not want to live in a house, which stigmatizes them as belonging to a low-income class, even if it is all that is affordable to them. The location and type of houses often reflect social inequalities. This also affects their social relationships, day-to-day living and ultimately the prospects of future generations. Besides being a basic necessity, it is also a source of identity that has a significant effect on the overall psychological well being of the inhabitants. It acts as a matrix that strengthens family and community ties. Different groups of people within the society should be able to participate equally. Socio-cultural sustainability in housing involves several dimensions, such as adaptability, equality, integration of amenities and services; self-help housing or beneficiary participation and community involvement. Sustainable housing should respond to the socio-cultural needs and practices of the beneficiary households and communities. It is focused on housing development that promotes social interaction of individuals and cultural enrichment of the community and is aimed to reduce the inequality of housing between social classes (Islam. N, 1996) . At the same time, it accelerates the improvement in social development, relations and interactions.
The various criteria for defining socio-cultural sustainability in housing have been identified as adaptability, equality, integration of amenities and services; self-help housing, or beneficiary participation and community involvement. Adequate shelter is not only a human right, but also a basis for human dignity and relationships. Sustainable housing should respond to the socio-cultural needs and practices of the beneficiary households and communities. It is focused on housing development that promotes the social interaction of individuals and cultural enrichment of the community, and aims to reduce the inequality of housing between social classes (Islam, 1996) . At the same time it accelerates the improvement in social developments, relations and interactions.
[21]- [28] [Muhammad -Here you repeat verbatim some sentences from the previous paragraph.]
The concept of shelter differs from individual to individual, depending on culture, tradition, profession and way of living. The design and materials used for the house should correspond to the user's way of living and local building traditions (Christel Ebsen and Bjarke Ramboll, 2000) . In most communities, houses are treated as part of the identity of individuals, labeling their status. People do not want to live in a house that stigmatizes them as belonging to a low-income class, even if it is all that is affordable to them. The location and type of houses often reflect social inequalities. This also affects their social relationships, day-to-day living, and ultimately the prospects of future generations. Besides being a basic necessity, it is also a source of identity that has a significant effect on the overall psychological well being of the inhabitants. It acts as a matrix that strengthens family and community ties. Different groups of people within the society should be able to participate equally. [Again, here you repeat several sentences from the paragraph before the previous one -is this your intention?] Socio-cultural sustainability in housing involves several dimensions, such as adaptability, equality, integration of amenities and services; self-help housing, or beneficiary participation and community involvement ( Figure 3 ).
1) Adaptability:
The concept of shelter is much broader than mere housing. It differs from individual to individual depending on household size, culture, tradition, profession and way of living. The house design should be flexible enough to incorporate the changing needs of the individuals (family size, profession etc.). The provisions for future expansions or the flexibility to changing needs is an essential criterion. For instance the housing requirements change when children are born, or grow up, or marry, get children themselves, and so on. The flexibility to fulfill these varying needs is defined as adaptability in housing.
2) Equality:
This objective has to be considered with utmost care, as it forms the basis for socio-cultural sustainability. Equality in housing development refers to the principle that segregation or grouping of a particular group of people based on income, religion or any other criteria should not be reflected in their housing and should not prevent them from participating in social activities. Different groups of people within the society should be able to participate equally. 5) Community Participation: Ensuring community participation is an important aspect of sustainable housing. For the lower-and middle-income population, communal action, whether in the political, social or economic realm, permits a scale of activity impossible as individuals (Jenkins, 1999) . Community development is a key to unlocking higher levels of mutual advantage, as well as more effectively and equitably accessing state and economic resources. Successful community involvement requires support from the public sector through training, empowerment, financial assistance and guidance. Community participation is also necessary to develop housing clusters to create sustainable residential neighborhoods. The possibilities are greatly multiplied when governments actively try to foster development simply by bringing people into the process.
3) Integration of amenities and services:
[25]-[32]
One of the major social challenges in contemporary sustainable housing in Afghanistan is achieving privacy. Privacy is crucial in the design of a Afghan house, and the concept of privacy is perceived from three different areas, as stated between the neighbor's dwelling as well as the street, gender and privacy between individual family members "The concept of privacy has become a subject of growing concern for people, architects, urban designers, landscape architects and social scientists involved in development projects in Afghanistan.
[67]-[72]
Economic Sustainability or Affordability
Economic growth is the key to provide the means to meet basic needs, to reduce poverty and to generate employment, factors that are essential for sustainable development (Veron, R 2001) . Even though housing problems arise as a symbol of poverty, mere financial assistance usually does not help the poor in meeting their housing needs. Economic sustainability or affordability in housing should be embedded in an economic development strategy, which strengthens the economic self-reliance of household members. Even though the housing problem arises as a symbol of poverty, mere financial assistance usually does not help the poor in providing housing. Affordability by a household in any part of the world depends on its command over the various resources required for housing. The poor often cannot afford to accept public housing assistance due to the lack of economic sustainability or affordability of the housing programs. Affordability by the households, their basic shelter needs, and their pre-requisites or resources for housing development have been identified as the essential criteria for measuring the economic sustainability of housing (Fig .4) . As improvement and development of society are closely related to economic development, socio-cultural sustainability is closely linked to economic sustainability. The affordability of a household in any part of the world depends on its command over the various resources required for housing. The command over these resources must be given right priority while planning for any housing development program. The most important financial resources are the actual and potential savings of the inhabitants. This probably represents between 10 to 15% of all personal incomes (Turner, J, F, C 1976) . Housing programs may be linked to programs generating employment, or income enabling the poor to afford their own houses and maintain them (Bhattacharya, K, P 1994). The housing sector is employment intensive; it generates employment during the construction period and also during its life for proper maintenance providing employment opportunities for skilled as well as unskilled labor (Glaeser, B 1995 and Tiwari, P 2001) . Economic sustainability or affordability of housing should be embedded in an economic development strategy, which strengthens the economic self-reliance of household members. The poor often cannot afford to accept public housing assistance due to the lack of economic sustainability or affordability of the schemes.
1) Affordability:
Affordability by the households must be given right priority before planning any housing development program. The most important financial resources are the actual and potential savings by the inhabitants out of their income. This probably represents between 10 to 15% of all personal income (Turner, 1976) .
2) Pre-requisites: Access to land, resources and basic infrastructure is a pre-condition for affordable housing (Bhattacharya, 1994) . Houses cannot be built and managed or maintained without resources, infrastructure and land to build on.
[34], [38] 3) Shelter needs: Affordable housing can said to be sustainable only if it provides basic facilities and amenities essential for the wellbeing of the inhabitants. According to UNCHS (1990) , country-specific modes of adequate shelter are suggested as sustainable solutions since they are environmentally appropriate, economically attainable and therefore realistic. For instance, an affordable type design of a house with minimum essential facilities may sometimes be unrealistic, if it cannot fulfill the basic housing needs of the household members.
Economic growth is a key in providing the means to meet basic needs, to ease poverty, and to generate employment, the factors essential for sustainable development [33] . Housing activity is closely linked to the macro-economy. It is capable of producing employment and growth. Investments in this sector not only improve and add to the existing stock of housing units, but also improve the working and living conditions. The housing sector is employment-intensive. It generates employment during the construction period and also during its life for proper maintenance, providing employment opportunities for skilled as well as unskilled labor 
Technological Sustainability
Technology can be said to be sustainable only if, it takes advantage of local resources and can be produced locally using unskilled labor, utilizing already available materials without the need for heavy capital investment. It should benefit as many people as possible and should be flexible and functional also, i.e. adaptable to the changing needs of the community; at the same time it should also be environmentally friendly. It must be affordable and workable at the community level. Feasibility, functionality, strength, durability and reliability are identified as the basic necessities for technological sustainability.
Conventional building materials are beyond the reach of the majority of the world population due to their poor affordability. Besides the escalation in the cost of building materials, rising environmental concerns due to the extensive exploitation of natural resources connected with general construction and other housing development Feasibility, functionality, strength, durability, reliability and environmental friendliness are identified as the basic necessities for technological sustainability (Fig. 5) .
[67]-[72]
1) Feasibility and Functionality: The technological innovations should be feasible to the users. Technology that utilizes local resources, unskilled labor, locally available and renewable materials can be said to be sustainable. It should be able to benefit as many people as possible and should be flexible and also functional, adaptable to the changing needs of the community; at the same time it must be affordable and workable at the community level.
2) Strength:
The techniques of construction and materials used should be strong enough to meet the basic strength parameters appropriate to the local circumstances.
3) Reliability and Durability: These are closely related to the strength parameters and figure essential criteria for long-term sustainability. Durability refers to the property of a material, building section, or construction that can resist any unacceptable deterioration of relevant functional characteristics through specific chemical, physical and mechanical loads over a certain period of time.
4) Environment friendliness:
Environmental friendliness of technological options in sustainable constructions refers to the minimized usage of renewable and non-renewable resources, extensive utilization of waste materials, as well as minimizing the impact of waste products and pollution.
Alternative materials, methods and techniques of construction replacing conventional building construction can result in reducing the depletion of natural resources and save energy (Reddy, B, V, V and Jagadish, K, S 2001).
Environmental Sustainability
Environmental sustainability in housing can be achieved by addressing resource limits of the environment through efficient consumption of non-renewable resources, minimizing the impact of waste materials and pollution by utilizing appropriate technologies and making use of local work forces. Environmental sustainability requires the alleviation of poverty if it is to be meaningful. Many environmental problems often actually originate from lack of development and environmental degradation, in turn leading to poverty. Overall, the concept of sustainable development suggests a potentially positive relationship between socio-economic development and environmental sustainability (Veron, 2001 ). The positive environmental changes generate economic empowerment, enhance social capital and build institutional capacity. In order to be sustainable, developments in the economy and social changes should be able to sustain ecology and improve potential resources for future generations. We have entered an era in which no country is isolated and secure from the impacts of the environmental conditions of its neighbors. All countries have a stake in each other's present and future wellbeing. Environmental sustainability is the most significant concept of sustainability, as it takes care of the demands of present and future generations.
[67]- [72] According to the World Watch Institute, building construction consumes 40% of the raw stone, gravel and sand, 25% of the virgin wood, 40% of energy and 16% of water used annually worldwide [32] . The construction industry is involved in activities that adversely affect the environment through the over-exploitation of non-renewable resources. It may result in stripping of topsoil and destruction of natural topography, resulting in problems such as erosion, landslides, and detrimental effects upon local hydrology. This also contributes to the loss of fertile soil and to destruction of agricultural land, along with the depletion of natural resources and pollution of the environment by the emission of dust, debris and toxic gases as byproducts of the building process. Statistics of total energy consumption show that the proportion of energy consuming for building activities in the developing world is 35% of the total annual energy consumption. It utilizes energy for the development or production and transportation of materials and machinery, building, and also for maintenance activities. Efficient use of renewable and non-renewable resources, proper land management, provision of healthy surroundings, basic infrastructure facilities and waste management have been identified as the basic criteria for achieving environmental sustainability in housing .
1) Renewable and non-renewable resources: Minimizing or effectively utilizing the resources and promoting the usage of sustainable resources are the main concerns in this context. Especially energy and other non-renewable resources in household activities and the building process need specific attention. The overexploitation of natural resources should be restricted. The recycling or reuse of water, and rainwater-harvesting systems can be included as essential aspects along with basic infrastructure facilities.
2) Land conservation and proper planning: Modern housing development has a major impact on the environmental system. Damage to sensitive landscapes, including scenic, cultural, historical and architectural sites must also be given due consideration. The unrestricted and unplanned growth of housing development should be prevented.
[67]- [72] 3) Healthy environment: The habitat as well as the nearby environment should be favorable to the healthy development of inhabitants, both physically and mentally.
Planning of both the indoor and outdoor environment need prime concern with respect to ventilation, thermal comfort and lighting through proper planning and orientation. 4) Infrastructure: Infrastructure can be divided into two components, social infrastructure and physical infrastructure. The social infrastructure refers to educational and health care facilities. The physical infrastructure includes water supply, sanitation, drainage, transportation, and solid waste management and land management. The provision of physical infrastructure must be seen as a prerequisite to achieve sustainable human settlements (Choguill, 1996) . Infrastructure development is essential to improve the quality of life for human beings as well as the protection of the environment.
5) Waste management and material efficiency:
The processes involved in the provision and use of housing have a significant role in the contribution of solid waste. Household activities also supplement the accumulation of waste, further polluting the environment. Construction and demolition debris accounts for about 15-30% of solid waste by weight, representing a major component of all municipal solid waste (Kartam et al., 2004) . Reducing material wastage has several benefits. It reduces global material consumption and, in the long term, also the amount of demolition waste. It also reduces construction costs, making houses more affordable. When properly done, recycling waste as building materials is a convenient way to reduce the environmental impact of the construction industry (CIB and UNEP, 2002) .
Environmental sustainability of sustainable housing development should consider the following objectives as basic requirements for sustainable housing developments. It should be able to ensure ( In order to be sustainable, developments in economy and social changes should be able to sustain ecology and improve potential resources for future generations. The construction industry is involved in activities that adversely affect the environment through the over exploitation of non-renewable resources. It utilizes energy for www.ccsenet.org/jsd Journal of Sustainable Development Vol. 9, No. 2; the development or production and transportation of materials and machinery, building and also for maintenance activities. According to the World watch Institute, building construction consumes 40 % of raw stone, gravel and sand, 25 % of virgin wood, 40% of energy and 16% of water used annually worldwide (Dimson.B, 1996) . The processes involved in the provision and use of housing play a significant role in the contribution to solid waste. Household activities also supplement the accumulation of waste further polluting the environment. Reducing material wastage has several benefits. It reduces global material consumption and in the long term, also the amount of demolition waste. It also reduces construction costs, making houses more affordable. When properly done, recycling waste as building materials is a convenient way to reduce the environmental impact of the construction industry (Agenda 21 for Sustainable construction in developing countries) (Fig. 6) .
[67]-[72]
We can summarize all our above discussion about Housing and building actions toward sustainability.
• Encourage community and housing developments that are socially cohesive, reduce isolation, foster community spirit, and sharing of resources.
• Create compact and clustered residential development, including reduced minimum lot sizes.
• Ensure housing that is affordable to a variety of income groups within the same community.
• Encourage a diversity of occupants in terms of age, social, and cultural groups.
• Choose location of housing areas near employment centers.
• Encourage use of regenerative energy including solar-oriented housing and neighborhood design
• Ensure use of building materials with low "embodied energy" which are also chemical-free and toxin-free.
• Introduce ways of waste reduction and recycling of waste materials as well as of promoting recycling by residents.
• Formulate and use landscape design standards that minimize the use of pesticides and herbicides.
Based on the above discussion of different aspects of sustainable-affordable housing, the figure below presents an objectives hierarchy model for sustainable-affordable housing. This framework can be used for evaluating the present housing issues in Kabul or formulating guidelines for new housing projects for achieving sustainable housing development (Fig. 7) . 
Objectives and Methods
The research is qualitatively conducted in the form of policy introduction and adaptation. This policy research is a process of analyzing a fundamental, social and economic problem in order to provide policy makers with recommendations to alleviate the problem. This paper was developed in association with the Global Housing policy initiated by the Housing policy for Kabul, so affordable housing policy for Kabul is interrelated. Therefore, the aim of this study is particularly to come up with some policy recommendation on the provision of sustainable and affordable housing for residents of the Afghan capital. In particular, this research aims to examine the existing relationship between housing integration policies in Afghanistan, focusing mostly on low-and middle-income settlement in urban areas, which is not effectively applicable and usable.
A methodology based on the conceptual framework is employed in the analysis to understand the problem through a sustainability and affordability perspective, and to investigate the success and failure factors of public intervention in housing policy. The basic data set utilized in this paper was collected using applicable sustainable and affordable housing policy principles in development (developing OR developed) countries through governmental authorities or by some international association like the World Bank, UNCHS (on the evolution of present housing policy in developing countries) and (UN-Habitat). The second set of data is local site data, and a questionnaire administered to selected residents by house scale and neighborhood (Gawoond) scale.
This research has used a quantitative approach with emphasis on the importance of the research variables defined in terms of the operationalization of each of them. These variables are measured so that the data consists of numbers that can be analyzed by statistical procedures. Data collection techniques in this research are divided into two ways, the collection of secondary and primary data. Primary data was collected through questionnaires, field observation, and interviews. Secondary data was collected from the literature and data from several local and international sources. This research has adopted both a social science and technological approach in reaching different objectives and experimental technical research has been carried out in this article. Generally, the objective of this examination is to involve all main factors having connection with sustainable and affordable housing policy. The economic study on the household demand for sustainable housing in Kabul city to identify the availability and to determine the affordability of decent low-cost residential housing to the urban poor, to establish the effectiveness of the www.ccsenet.org/jsd Journal of Sustainable Development Vol. 9, No. 2; 2016 government's low-cost housing schemes in improving access to decent, low-cost housing for the urban poor and low-income people to provide a base for the future national housing policy. Since housing is a primary component of habitat, sustainable housing development activities can directly contribute to the development of sustainable habitat. Sustainable habitat can be achieved through promoting housing development by balancing social progress, enhancing economic growth, propagating innovative technology along with conserving and protecting the environment and natural resources for future life and development.
Strategies for Sustainable Affordable Housing of Kabul City
Results and Discussion
Shelter is one of the basic needs of human beings, next only to food and clothing. Besides being a basic necessity, it is also a source of identity that has a considerable effect on the overall psychological wellbeing of the inhabitants. The perception of housing has undergone some remarkable changes over the years, and has more significance in the present world than it had even two decades ago. Housing affordability remains a key hurdle preventing large-scale delivery of housing in Kabul. It would seem then that with no possibility of an increase in the subsidy amount, for those many people unable to afford to build onto their starter house, the goal of a permanent, complete dwelling remains an elusive one. Furthermore, a good number of teachers, and poor and low-income people in whose hands the capital subsidy program has put properties are also unable to afford the range of ongoing water, electricity and rate charges associated with formalized owner occupation.
Home ownership brings significant economic security and social status to a household. But for shelter-less persons it can create profound social change in their existence, by endowing them with identity, security and above all creating a feeling of being a part of society. Housing also acts as a matrix that strengthens family and community ties. The concept of home in that sense is much bigger than that of a house. It implies the provision of food, clothing, and housing with a proper environment that affords protection from the weather, offering security and wellbeing. It is also a valued place, regarded as a refuge or place of origin where a person is able to develop his social relationships. In other words, a home fulfills physical needs by providing security and shelter from weather and climate. It fulfills psychological needs by providing a sense of personal space and privacy. It fulfills social needs by providing a gathering area and communal space for the human family, the basic unit of society. In many societies, it also fulfills economic needs by functioning as a center for commercial production and thereby generating wealth. The significance of housing in social development should not be neglected in these respects. It is also a crucial component of the built environment and an intrinsic element in the economic development of all nations. In this domain, housing and development activities are also related to environmental issues and technological advancements. Housing development can be considered as a pioneering step for sustainable development that has multi-objective and multi-institutional relevance. Human settlements have to function in a sustainable way to achieve this objective of sustainable habitat. Therefore sustainable human settlement should enable residents to live in a manner that supports the state of sustainability and the principles of sustainable development and has institutional, social and economic systems that will ensure their continued existence. Sustainable-affordable housing development can thus be conceptualized as a combination of four significant aspects of sustainability, namely socio-cultural, economic, technological and environmental sustainability. We also give equal significance to the four aspects of sustainability, and want to apply them in Kabul.
The study resulted in most of the key members understanding and being aware of the concept of sustainable housing development, and perceiving it to be important in Kabul. The government and other respondents felt that project managers, consultants and contractors should play the major roles in creating and implementing sustainable housing development, instead of the clients themselves. The rising number of sustainable housing development projects being built during the reconstruction and development of Afghanistan is an acceptance of the sustainability concept among construction practitioners. However, when it comes to implementation, it seems that key players in the housing industry are not sure whether or not they have ever considered and implemented sustainable elements in housing. The respondents agreed that factors that contribute to environmental sustainability, such as choice of site, energy efficiency, efficient waste management, water conservation, etc, are important. However, when it comes to implementation, few stated that they had implemented or taken into account environmental sustainability. Most of the researchers were undecided or unaware of the effects of intense development on the local ecological system, energy efficiency, water conservation, proper sanitation and selection of environmentally friendly building materials.
Economic sustainability emphasizes financial issues of housing affordability, life cycle cost, and building lifespan, by incorporating building maintenance aspects, as well as the opportunity to optimize existing infrastructure. Still, most key players have a preference for the housing property to have larger space and more facilities. On the contrary, sustainability in the housing context does not necessarily mean larger space and more facilities. This scenario reflects that they might not fully understand the total concept of this particular element in sustainable www.ccsenet.org/jsd Journal of Sustainable Development Vol. 9, No. 2; 2016 housing development. As for social sustainability, it was found that for the housing industry, services such as public transport, shops, schools, work and recreational facilities and security to tenure are always provided. Elements of ease of accessibility, security to tenure and impacts of housing quality on physical and mental health of occupants are all perceived as important. However when it comes to implementation, elements such as design that aims for present and long-term use, better quality of housing and living environment, encouragement of social networks and social solidarity in neighborhood, impact of housing quality on physical and mental health of occupants, were left undecided. This can be inferred as an uncertain level of social sustainability implementation. From this analysis, it can be deduced that tenant participation is unlikely in practice. This implies the key players having minor consideration of tenant participation in housing design and management.
Housing Finance Options
Neither formal nor informal housing finance is significant. Bank e Millie, a state-owned commercial bank, has extended mortgage loans but has no set product-each is unique. Generally two-year loans, they range in size from $400 to $10,000. Most commercial banks, public and private, are keen to launch a housing finance product in the near term. These banks, along with microfinance institutions, envision a wide range of housing loan products. A product designed by Bank e Millie would range from $10,000 to $20,000, with a monthly payment of more than $100 over a 20-year term. Microfinance institutions, with the aim primarily of meeting short-term needs for home repair, envision loans ranging from $100 to $500, with a monthly payment of about $50 and a maximum term of one year. To have final results and analysis of all this study and to develop Afghanistan's housing sector, with the overall objective of building a primary mortgage market and thus increasing the availability of affordable housing, the following future program and policy interventions are recommended: finance market. These include a sound legal environment for market participants such as financial institutions, housing developers, and property buyers and sellers; improved systems for property titling and registration and enforcement of liens; and establishment of a legal and regulatory framework for the insurance industry.
• Develop the mortgage market by enhancing capacity in commercial banks, introducing new housing finance products, and putting into place a guarantee facility to mitigate the risks for commercial banks relating to property titling and registration or enforcement of liens.
• Develop housing microfinance by creating incentives for microfinance institutions to engage in nonmortgage lending. To create such incentives, the government and donors should provide technical assistance to microfinance institutions in piloting and rolling out expanded microfinance lending for the housing sector.
Develop the Mortgage Market
To support development of the mortgage market, the government could leverage available resources to put into place a guarantee facility to mitigate certain risks for commercial banks. Also important are efforts to enhance capacity in commercial banks and introduce new housing finance products. We should consider the following but according to the adaptation of Islamic sharia regulation: 
 Form a housing finance task force
For our analysis and adaptation in Kabul (in future this may improve) we can also use the most common method of examining housing affordability, the ratio test. The data are used to get the ratio of housing affordability, ratios at the national level will be examined, in terms of house price and household income differences. Specifically, the ratio test approach is interpreted as follows:
The imperfection of the method is that it does not take liquidity constraint into consideration. As the ratio approach is fully based on the standardized house quality and household size, it may not able to estimate the housing affordability ratio for all types of households and house quantities. Within a given household income, larger-sized households face more risky in affording housing consumption than single households, because the former require more floor space than the latter. However, this ratio fails to present such differences between household sizes.
Ratio of House Price to Income=
Final Potential Target Groups And Affordability analysis for housing microfinance
About 85-90 percent of economic activities in Afghanistan are carried out in the informal sector. In addition, 80 percent of the population is rural, and the overwhelming majority of Afghan households are low income. These data suggest the large potential target population for nonmortgage loans for informal and low-cost housing.
There are two groups of potential borrowers: the self-employed (entrepreneurs, farmers), found in both urban and rural areas, and wage earners (salaried workers), found mainly in urban areas (table 6) . To create incentives for microfinance institutions to engage in nonmortgage lending, the government and donors should provide technical assistance to microfinance institutions in piloting and rolling out expanded microfinance lending for the housing sector. An analysis of affordability-based on clients' monthly payment, household income, and type of financing and guarantee system-indicates that poor borrowers could afford a 12-month loan amounting to $500-1,000 to pay the cost of home improvements (table 6). Middle-income borrowers could afford a 5-year construction loan of $8,000, requiring monthly payments of about $200. But the provision of such loans to the targeted group would require a long-term funding mechanism to be in place for microfinance institutions.
[67]- [72] Occupied at between 50% to 79% 3
Occupied at between 20% to 49% 4
Fully occupied 80% to 100% 5
Courtyard Houses
Fully occupied 80% to 100% 6
Occupied at between 50% to 79% 7
Occupied at between 20% to 49% 8
Informal Detached Houses
Fully occupied 80% to 100% 9
Occupied at between 50% to 79% 10
Occupied at between 20% to 49% 11
Courtyard Houses
Fully occupied 80% to 100% 12
Occupied at between 50% to 79% 13
Occupied at between 20% to 49% 14
Houses on slopes
Fully occupied 80% to 100% 15
Occupied at between 50% to 79% 16
Occupied at between 20% to 49% 17 In addition it is estimated that 10,000 people or 4,000 households live in tents Data Source: Prepared by Shore Bank International consultant [5] 
Adoptable Matching Housing Assistance to Afghan Needy Families
Affordable housing may exist within a continuum that includes various types of accommodation and housing tenures. This includes crisis accommodation, social housing, renting in the private sector and home ownership.
There is often an assumption that households move in a linear manner, through a continuum from government or some international donors subsidized accommodation to private rental to home ownership, becoming increasingly financially secure and stable in their accommodation. This is in fact not the case, and households may move anywhere within the continuum, depending on their particular circumstances. The diagram below, adapted from National Shelter's Policy Priorities, highlights the various support options, which households may require to address different housing needs. The type of support households in housing stress may require will vary according to their particular circumstances and needs of Afghan community. Some groups are impacted more acutely by the shortage of affordable housing, including people with war disabilities, martyred families, the jobless and destitute, seniors (particularly older women) and others. 
Conclusions
This study aimed at developing a comprehensive innovative approach for investigating and adopting a sustainable and affordable housing policy in the city of Kabul. Such an approach was based on introducing a new paradigm of research: trans-disciplinarity as a form of inquiry that crosses the boundaries of different disciplines. An argument on the impact of trans-disciplinary thinking on understanding sustainable and affordable housing was developed and placed within the perspective of how lifestyle theories and their underlying concepts can be incorporated into a comprehensive investigatory process. In turn, a framework of inquiry was developed which reflected on affordable housing knowledge types. The proposed framework was conceptualized and translated into a survey tool, which was then devised in the form of a questionnaire to be implemented in the context of Kabul. The tool was tested in the three sites. The importance of such an approach lies in the value of how trans-disciplinary thinking in built environment-related realms can be introduced, where the boundaries of different disciplines are crossed. In essence, planning and architectural aspects, social and cultural issues, and cost and financial issues are all incorporated into one mechanism toward a comprehensive inquiry on affordable housing.
Many of the objectives of affordable housing closely align with the objectives of sustainability, such as location close to public transport and social and community facilities, compact design, consideration of climate and solar orientation. Having said that, there are also some objectives that are quite opposite to each other, such as the fact that eco-efficient housing is expensive, and it is difficult to achieve affordability without financial support from the government. Even though housing sustainability is as important as housing affordability, it is necessary to give priority to affordability for low-income households. Therefore, to make housing sustainable for everyone, sustainability criteria will not be the same across various socio-economic groups. Affordable housing and social sustainability could easily be achieved by providing better design in the public realm, but environmental and economic sustainability might be difficult to achieve due to the high cost of sustainable housing. Choguill (2007) argues that 50 years of housing policy development has not solved the problem of affordability and every year inadequate housing in the developing world is increasing. Therefore, it is hard to believe that just because we label something "sustainable," it will improve affordability (Choguill, 2007) .
Even though we tend to think of affordable housing as a distinct and identifiable sector, in fact, it is little more than one sector of the overall housing development. Although we can treat these two issues in isolation, they are invariably interrelated and we are unlikely to achieve success in one without succeeding in other. In the same way, some of the principles of sustainability are aligned with affordable housing objectives and housing as a whole sector. Therefore, it is quite unlikely that success will be achieved in sustainable-affordable housing without succeeding in housing as a whole incorporating issues of sustainability. However, the scale of the social, economic and environmental sustainability will vary based on the housing affordability of households from place to place. It is unlikely, without using design criteria such as the new urbanism concept and the development of a housing policy including a sustainability agenda, and government subsidies to achieve sustainability, that it will be easy to achieve sustainable, affordable housing.
Shelter is one of the basic needs of human beings next only to food and clothing. Besides being a basic necessity, it is also a source of identity that has a considerable effect on the overall psychological wellbeing of the inhabitants. The perception of housing has undergone some remarkable changes over the years and has more significance in the present world than it had even two decades ago. Home ownership brings significant economic security and social status to a household. But for shelter-less persons it can create profound social change in their existence, by endowing them with identity, security, and above all creating a feeling of being a part of society. Housing also acts as a matrix that strengthens family and community ties.
Sustainable-affordable housing development can thus be conceptualized as a combination of four significant aspects of sustainability, namely socio-cultural, economic, technological and environmental sustainability After Pope et al. (2004), we also consider the four aspects of sustainability of equal significance. The interdependence and equality of these four factors are considered as the assumptions of this concept in Kabul. patterns are in serious confrontation with Islam as a philosophy of life.
Coordinating the efforts of stakeholders is essential to lay the foundations for the development of both mortgage and nonmortgage housing products. Forming a housing finance task force to facilitate solutions to the larger policy and regulatory challenges facing the housing finance sector would be an appropriate step in that direction. These policy activities, combined with technical assistance for banks and microfinance institutions and appropriate long-term funding mechanisms, would bring the Afghan housing finance sector closer to serving the needs of Afghan citizens.
